CONDOMINIUM PUBLIC REPORT

Prepared &
ssued by: Developer___Eddie Onouve, Inc. .
Address 1330 S. Beretanig Street, Suyire 208, Hopolulu, Hawaii 96814

Project Name(*) WARD KINAU
Address: 824 Kinau Street, Honolulu, Hawaii 968]3

Regustradon No. 2959 (Conversion) Effective date: __ September 24, 1993
Expiradon date: _October 24, 1994

Preparanion o is R

This report has been prepared by the Developer pursuant to the Condominium Property Act, Chapter 514A, Hawaii
Revised Statutes, as amended. This report is not valid uniess the Hawaii Real Estate Commission has issued a
registration number and effective date for the report.

This report has 0ot been prepared or issued by the Real Estate Commission or any other government agency. Neither

the Commussion nor any other government agency has judged or approved the merits or value, if any, of the project or of
purchasing an apartment in the project.

Buyers are encouraged to read this report carefully, and to seek professional advice before signing a sales contract for the
purchase of an apartment in the project.

Expiration Date of Reports, Preliminary Public Reports and Final Public Reports automarically expire thirreen (13)
months from the effective date uniess a Suppiemencary Public Report is issued or uniess the Commission issues an order,
acopyofwhichisamchedtomhmmﬁn;mceﬁmmmmm

Excepuon: The Real Estate Commission may issue an order, a copy of which shall be artached to this report, that the
final public report for 3 two jparmment condominium prolect shall have no expiration date.

Type of Report;
—  PRELIMINARY: The deveioper may not as yet have creatad the condominium but has filed with the Real

(yellow) Estare Commission minimal informadon sufficient for a Preiiminary Public Report. A Final
Public Report will be issued by the developer when compilete information is filed.

.-

FINAL: The deveioper has legally created a condominium and has filed complete informadon
(whize) with ths Commission.

{ X] Ne prior reports have been issued.

{ ] This report supersedes all prior public reports.

{ ] This report must be read together with

—  SUPPLEMENTARE: This report updates information contained in the:
(pink) { ) Preliminary Public Reportdated: __________

(*) Exactdy as named in the Declararion

FORM: RECO-30 286/986/189/1190/892-



Disclosure Abstract Separate Disclosure Abstract on this condominium project:
(] Required and atrached to this report [ ] Not Required - disciosures covered in this report.

This summary contains a general description of the changes, if any, made by the develo since the | i
report was issued. [f is not necessanly all inclusive. Prospecuve buyers should compare this pu:irc ";:n :,-\ ;:t r‘;::;.xbh.:
eariier reports if they wish to know the specific changes that have been made.

{ ¥] No prior reports have been issued by the developer.

(] Changes made are as follows:
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Gen Info ion On Co ob

A condomuuum 1s a special form of reai property. To create a condominium in Hawaii, the requirements of the
- sndomimum Property Act, Chapter 514A, Hawaui Revised Statutes. must be compiied with. In addition, certain
-equirements angd approvais of the Counrty in which the project 1s located must be sansfied and obtained.

Some condomuuum projects are leasehold. This means that the land or the building(s) and other improvements
ire ieaseq to the ouyer. "he iease for the land usually requires thart at the end of the lease term, the iessees (apartment
swners/tenants) deiiver tiewr interest in the land to the lessor (fee property owner). The lease also usuaily requires that
‘ne lessees either (1) convey (o the lessor the building(s) and other improvements, incduding any unprovements paid for
5v the lessees: or (2) remove or lispose of the improvements at the lessee's expense. Leases for individual aparumnents
sften require that at the end of the lease term, the lessee deliver to the lessar the aparment, including any
_mprovements piaced in the aparunent by the lessee.

If you are a typical condominium aparunent owner, you will have two kinds of ownership: (1) ownership in
sour individual aparcment; and (2) an undivided interest in the common eiemenss.

‘Common elemenss® are the areas of the condominium project other than the individual apartments. They are
swned jointly by ail aparunent owners and include the land, either in fee simple or leasenold, and those parts of the
Suilding or buildings intended for common use such as foundations, columns, roofs, halls, elevators, and the like. Your
1ndivided uiterest in the common eiemenrs cannot be separated from ownership of your apartment.

In some condominium projects, some common elements are reserved for the exciusive usa of the owners of
certain apartnents. These common eiements are called “limited common elements® and may inciude parking stails,
panos, lanais, Tash chutes, and the like.

You will be enrted to exciusive ownership and possession of your apartment. Condominium apartments may be
individuaily bought, soid, rented, mortgaged or encumbered, and may be disposed of by will, gift, or operation of law.

Your apartment will, however, be part of the group of apartments that comprise the condominium project.
Study the project’s Declaraton. Bylaws, and House Ruies. These documents contain important informaron on the use
and occupancy of aparonents and the common elements as well as the rules of conduct for owners, tenants, and guesn.

Operadon of the Condominium Project

The Association of Apartment Owners is the ennty through which aparunent owners may take action with regard
-0 the adrminisTaton, management, and operation of the condominium project. Each apartment owner is automancaily
a member of the Association.

The Board of Directors is the governing body of the Association. Unless you serve as a board member or an
officer, or are on a commirtes appointed by the board, your participation in the administration and operation of the
condomunium project will in mest cases be limired to your right to vote as an aparunent owner. The Board of Directors
and officers can take certaimxactions without the vote of the owners. For exampie, the board may hire and fire
employees, increase or decranss maintanances fees, borrow money for repair and improvements and set a budget. Some
of these actions may signifieamtly impact the apartment owners.

Until there is a sufficient number of purch: sers of apartments to elect a majority of the Board of Directors, it is
likely that the developer will effectively control the affairs of the Association. It is frequently necessary for the developer
to do so during the early stages of development and the deveioper may reserve certain special rights to do so in the
Declaraton and Bylaws. Prospective buyers shouid understand that it is important to all aparonent owners that the
ansiton of control from the deveioper to the apartment owners be accomplished in an orderly manner and in a spirit of
cooperation.



1. PERSONS CONNECTED WITH THE PROJECT

Seveioper: Zddie Jdncuve, ILnc. Phone: (308) 595-45.53
Name (Business)
1330 S, 3eretania Screet, Suite 308
Business Address

TamaAa it 1, e ;4 DTAST S
onoltutu, dawaili 246514

Names of officers or general parmers of developers who are corporatons or partmersnups:

Taward Onouye - President, Secre easurer, Director

Rodney Mukai - Assistant Secretarv/Assistant Treasurer

Real Estate

Broker: See attached 53 Phone:
Name (Business)
Business Address

Escrow: Segyrity Title Corp,, Attn: David Phone: 521-9511
Name Palk, Jr. (Business)
Pagific Tower, 1001 Bishop Street, Suite 1200
Business Address
Honolulu, Hawaii 968173

General

Contractor: N/A Phone: /A
Name (Business)
Business Address

Condominium

Managing

Agent: Hawaiiana Management Company, Ltd. Phone: 528-3800
Name (Business)
1270 Ala Moana Boulevard
Dusiness Address
Honolulu, Hawaii 96814

Artorney for :

Developer: Foley Maehara Judge Nip & Chang Phone: 526-3011
Name (Business)

737 Bishop Street, Suite 2700

Business Address
Honolulu, Hawaii 96813

Attn: Edward R. Btooks, Esq.
S
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Ron Corp.
Ronald M.

Okubo, Realtor

1221 Kapiolani Blvd., Suite 230

Honolulu,
Phone:

Hawaii
531-6774

Realty Edge Inc.
Beretania Street, Suite 310

1313 So.
Honolulu,
Phone:

Hawaii
521-9999

Bryn James, Realto
1212 Nuuanu Avenue, Apt.

Honolulu,
Phone:

Hawaii
524-7707

96814

96814

r

96813

3307

Easter B. Blanchfield, Realtor
1001 Bishop Street

Pacific Tower,

Honolulu,
Phone:

Hawaii
523-3455

R. Ishibashi, Inc.

Robin A. Ishibashi
Honolulu, Hawaii
Phone; 522-9100

Suite 955

96813

. Realtor
1330 So. Beretania Street, Suite 308

96814
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0. CREATION OF THE CONDOMINIUM;
CONDOMINIUM DOCUMENTS

A condorunium is created by recording in the Bureau of Conveyances and/or filing with the Land Courr a Declaraton of
Condomunium Property Regime, a Condominium Map (File Plan), and the Bylaws of the Associaton of Aparmnent
Owners. The Condominium Property Act (Chapter S14A, HRS), the Declaraton, Bylaws, and House Rules control the
nghts and obliganons of the aparument owners with respect to the project and the common elements, to each other, and
to their respecave apartunents. The provisions of these documents are intended to be, and in most cases are, enforceable

1 a court of law.

A Declaradon of Condominium Property Regime contains a descripdon of the land, buildings, apartments, common

elements, limited common eiements, common interests, and other informaton reiating to the condominium project.

The Declaration for this condominium is:

{ ] Proposed

{ X] Recorded - Bureau of Conveyances: Document No._ 93-069655
Book Page

{ ] Filed - Land Court: Document No.

The Declaration referred to above has been amended by the following instruments (state name of document, date

and recording/filing information]:
First Amendment to Declaration of Condominium Property Regime of Ward Kinau

Apartments and to By-Laws of the Association of Apartment Owners of Ward Kinau Apartments
undated, recorded as Document No. 93~142753,

B. Condominium Map (File Plan) shows the floor plan, elmdonmdhyoutof:hccondc;miniumprojea It also shows
the floor plan, locaton, aparument number, and dimensions of each apartment.

The Condominium Map for this condominium project is:
{ ] Proposed '
{ X] Recorded - Bureau of Conveyances Condo Map Neo. __]354
{ ] Filed - Land Court Condo Map No.

The Condominium Map has been amended by the following inscuments [state name of document, date and
recording/filing infarmaden):  First Amendment to Declaration of Condominium Project Regime
of Ward Kinau Apartments and to By-Laws of the Association of Apartment Owners of Ward
Kinau Apartments undated, recorded as Document No. 93-142753.

C. Bviaws of the Associztion of Aparunent Ownery govern the operation of the condominium project. They provide for
the manner in which the Board of Directors of the Association of Apartnent Owners is elected, the powers and
dudes of the Board, the manner in which meetings will be conducted, whether pets are prohibited or allowed and
other matters which affect how the condominium project will be governed.

The Bylaws for this esndominium are:
{ ] Proposed
{ X] Recorded - Baresu of Conveyances: Document No.__93-0689656
Book Page
{ ] Filed - Land Court Document Neo.

The Bylaws referred to above have been amended by the following instruments [state name of document, date and
recording/filing information}: First Amendment to Declaration of Condominium Property Regime
of Ward Kinau Apartments and to By-Laws of the Association of Apartment Owners of Ward

Kinau Apartmentsundated, recorded as Document No. 93-142753.
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D.

Hoyse Rules, The Board of Directors may adopt House Rules to govern the use and operation of the common
ejemnents and limited common elemens. House Rules may cover marters such as parking regulations, hours of
operanon for commen facilides such as recreation areas, use of lanais and requirements for keeping pets. These
ruies must be followed by owners, tenants, and gueswss. They do not need to be recorded or filed to be effecuve. The
rinal House Rules are usuaily adopred by the developer.

The House Rules for this condominium are:
( x] Proposed [ ] Adopted { ] Developer does not plan to adopt House Rules

Changes to Condominium Documens

Changes to the Declaration, Condominium Map, and Bylaws are effective only if they are duly adopted and recorded
and/or filed. Changes to House Rules do not need to be recorded or filed to be effective.

1.  Apargment Owners: Minimum percentage of common interest which must vote for or give written consenr to
changes:
Minimum
Set by [qw This Condomini
Declaradon 75%* 15%
(and Condo Map)
Bylaws 65% 657%
House Rules - majoritv of the board

* The percentages for individual condominium projects may be more than the minimum set by law for projects
with five or fewer aparmments.

2. Deveioper:

( 1 No rights have been reserved by the deveioper to change the Declaration, Condominium Map, Bylaws or
House Rules.

(X] Developer has reserved the following rights to change the Declaration, Condominium Map, Bylaws or
House Rules:

See Exhibit "A" attached hereto and made a part hereof.



0. THE CONDOMINIUM PROJECT

A. lnrerest to be Cogveyed 1o Buver;

(d

(1]

(]

Fee Simple; Individual apartments and the common eiements, which inciude the underiying land, will be in
fee simple.

Leasehold or Subleasehold: Individual apartments and the common elements, which inciude the underiying
land will be leasenoid.

Leases for the individual apartments and the underlying land usually require that ar the end of the lease term,
the lessee (aparunent owner/tenant) dghgmmlm(fumm)w&mnand
premises and all improvements, including improvemenss paid for by the lessee.

Exhibit _________ contains further expianations regarding the manner in which the renegotated lease
rents will be caiculated and a description of the surrender clause provision(s).

Lease Term Expires:

Rent Renegotiation Date(s):

Lease Rent Payable: { ] Montly ( ] Quarterly
([ ] Semi-Annually { ] Annually
Exhibit contains a schedule of the lease rent for each apartmentper ( ] Month [ ] Year
Eor Subleaseholds:
[ ] Buyer's sublease may be canceled if the mastar lease between the sublessor and fee owner is:
[ ] Canceled { ] Poreciosed

[ ] As long as the buyer is not in default, the buyer may continue to occupy the aparmment and/or land on the
same terms confained in the sublease even if the master lease is canceled or foreciosed.

Leases for the undertying land usually require that at the end of the lesse tarm, the lessees (spartment
owners/tenzmrs) deliver te the lessor (fes property owner) their intarest in the land and thar they either (1)
remove or dispese of the building(s) and other improvements at the lesser’s expense; or (2) convey the
building(s) sad imprevemants t» the lessor, often at a specified price.

Exhibit contains further explanations regarding the manner in which the renegodated lease
mﬂﬁmu.m«mmdmmm
Lease Term Expires:
Rent Renegotiation Data(s):
Lease Rent Payable: [ ] Monthly ( ] Quartedly
: { ] Semi-Annuaily { 1 Annually
Exhibit ________ contains a scheduls of the lease rent for each spartmentper { ] Month ([ | Year



] Other:

The informanon contained :n this report is 2 summary of the terms of the lease. For more detailed informanon, you
shouid secure a copy of the iease documents and read them thoroughly.

If you have any legal questions about leasehold property, the lease documents or the terms of the lease and the
consequences of becommung a lessee, you should seek the advice of an artomey.

There are currendy no statutory provisions for the mandatory conversion of leasehold condominiums and there are no
assurances that such measures will be enacted in the future.

In leasehold condominium projects, the buyer of an aparument will acquire the right to occupy and use the apartment for
the ame stated in the lease agreement. The buyer will not acquire outright or absolute fee simple ownership of the land.
The land is owned by the lessor or the leased fee owner. The apartment owner or lessee must make lease rent payments
and compiy with the terms of the lease or be subject to the lessor's enforcement actions. The iease rent paymenss are
usually fixed at specific amounts for fixed periods of time, and are then subject to renegotiation. Renegotiation may be
based on a formula, by arbitration set in the lease agreement, by law or by agreement between the lessor and lessee.
The renegotiated lease rents may increase significantdy. Ar the end of the lease, the apartment owners may have ©o
surrender the apartments, the improvements and the land back t the lessor without any compensation (surrender
clause).

When leasehold property is sold, title is normaily conveyed by means of an assignment of lease, the purpose of which s
simular to that of a deed. mlegﬂnummeﬂntésdi!mmmudmmmouwmenghu and
obligations created by the lease, not the property itself.

The developer of this condominium project may have entered into a master ground lease with the fee simple owner of
the land in order to develop the project. The developer may have then entered inm a sublease or a new lease of the land
with the lessee (apartment owner). The developer may lease the improvements to the aparunent owner by way of an
aparument lease or sublease, or sell the improvements to the aparunent owners by way of a condominium conveyance or
apartment deed.

8. Underiving Lands

Address: 3524 Kinau Street Tax Map Key:__ (1) 2-1-040:001
Tonolulu, nawail J6813

[ ] Address [ ] TMK is expectad to change because_ /A

Land Area:__18,736 [ X] square feet [ ] acre(s) Zoning: -4




C.

Tisgdr

(Fee Owmer): __tddie Onouve, Inc.
Name
1330 S. Beretania Street, Suite 308
Address

tonolulu, Hawaii 96814

Sublessor: N/
Name
Address
Bujldings and Other Improvemenm:
1. [ ] New Building(s) [ X] Conversion of Existing Building(s) [ ] Both New Building(s) and Conversion
2. Number of Buildings: gpe (1) Floors Per Building _yolve (12)Ywith six (6) underground
parking levels
{ ]Exhibit __N/A contains further explanations.
3.  Prncipal Consgruction Material;
[X ] Concrete { ] Hollow Tile [ ] Wood
[ ] Other
4. Pemmitted Uses bv Zoning:
No. of Use Permitred No. of Use Determined
[X ] Residental 147 [{Yes {I]No ( ] Ohana {]Yes (] No

( ] Commercial ——e [(]Yes [INe [ ] Induserial ——— L[]1Yes []No

{ ] MixRes/Comm ____ []Yes []No [ ] Agricuitural — [1Yes [INo
{ ] Hod e []1Yes []No [ ] Recreational e [)Yes []1No

{ ] Timeshare —r [1Yes [INo [ ] Other [{]Yes []No

Is/Are this/these use(s) specifically permitted by the project's Declaration or Bylaws?
(x] Yes ([ 1 Ne

10



Special Use Resmicuons:

e Declaradon and Bylaws may conrain resgictions on the use and occupancy of the aparments. Resticaons

‘or this condomInIWE project include but are not limited to:
Vo livestock, poultry, rabbits or other animals whatsoever, except dogs,

Pets: cats and orher household pets of reasonable size and number and certified
guide dogs and signal dogs, but not kept for commercial purposes.
Number of Occupants:

ix ]

e M
L i

(] Other_Yo apartment shall be used for transient hotel or time sharing purposes.

{ ] There are no special use reswrictons.

{ngerior (fill in appropriate numbers):

Elevators: 2 Stairways: 3 Trash Chutes: 1
Apt. Net
A L2 studio/1 —_—l3 —_—T
B 60, studio/l —_—00 —3
G _2 studio/1 298 Q
Penthouse ] 2/1 ___129___ 0
o1 -0 studio/l 365 R —
Total Apartments: 147

*Net Living Area is the floor area of the apartment measured from the intarior surface of the apartment
perimeter walls.

Other documents and maps may give floor area figures which differ from those above becsuse a different
method of determining the floor ares may have been used.

Boundaries of Each Aparunent:

The perimeter and party walls, windows, doors, floors and ceilings of each

apartment.

Permitted Alterations to Aparunents:

See Exhibit "B" attached hereto and made a part hereof.



4

Park] 14
Total Parkung Sealls:___ 128

Regular Compact -%__
Covered open  _covered _open - -~ —oDen- _TOTAL

, ‘ partiallv covered

(5]

Assigned
(for each
unit)

Guest

Unassigned

Extra for - - = = =
Purchase

Qther: = = - nd - =

i
]
i
i
|
|

/

3
—————————
———
e——————

Total N ’
Covered & Open __82 a2 s

ngggpamen “will have the exclusive use of et-leass- One (1) parking stail(s).
Buyers are encouraged to find out which stall(s) will be available for their use.

[ ] Commercial parking garage permirted in condominium project.

[ ] Exhibit ______ contains additional information on parking stalls for this condominium project
R ional and Other C Faciligies:

[ ] There are no recreational or commeon facilities.

[ ] Swimming pool (] Storage Area (X ] Recreation Area

[ X] Laundry Area { ] Tennis Court {x] Trash Chute

( X] Other:_bike rack areas. Lrash.room

{ X] There are no violations. { 1 Viclations will not be cured.

[ ] Violations amd cost to cure are listed below. [ ] Violations will be cured by

See Exhibit "C" attached hereto and made a part hereof. Though the letter
mentions 139 parking spaces, the Developer has represented, and Condominium Map No. 1854
for the Project shows a total of 138 parking spaces.

a

divion and Expected Usef . M -
(For conversions of residential aparunents in existence for at least five years):

No representations are made by the Developer regarding the Conditions and
expected useful life of structural components or mechanical or electrical
installations of the Project. However, see the letters attached as Exhibit "B"
to the DISCLOSURE ABSTRACT, a copy of which must be given to each prospective
buyer along with this Public Report. 12
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11.

Conforrnanse o Present Zoping Code

a. %] No variances to zoning code have been granted

i ] Variance(s) to Zoning code was/were granted as follows:

b. Conforming/Non-Conforming Uses, Structures, Lot

In general, a non-conforming use, sructure, or lot is a use, sTTucture, or iot which was

. lawful at one ome
but which does not now conform to presenr zoning requirements.

Conforming  Neon-Conforming Jlezal
Structures P SR ———

If a variance has been granred or if uses, improvemenns orlotmdmsnmnnformjngormml. buyer
should consult with county zoning authorities as to possible limitations which may apply.

Limirations may inciude restrictions on extending, enlarging, or continuing the non-conformity, and resmictions

on aitering and repairing sguctures. mmmm.anmmnm;mmndammordmged
cannot be reconstructed.

The buyer may not be able to obtain financing or insurance if the condominium project has a non-conforming
or illegal use, structure, or lot.

Common Elements: Common Elements are those parts of the condominium project other than the individuai
aparunents. Mwmmdmmowdkmwmmmmmpomomofdu
commdmwhﬂmmulmmdcmdm(n‘pmmzww)mybeused
oniy by those aparuments t which they are assigned. The common elements for this project, as descnbed in
the Declaration, are:

(X] deseribed in Exhibie _''D"

{ ] as followms

13



2. L:mred Commeon Elements; Limited Common Elements are those common elements which are reserved for che
exciusive use of the owners of certain aparunents.

' There are fo limited common elements in this project.
©X] The limuted common elements and the apartments which use them, as described in the Declaradon, are:
{ ] descnibed in Exhubit _'p

[ ] as follows:

3. Common [nterest. Each aparument will have an undivided fractional intarest in all of the common elements.
This interest is called the common interest. It is used to determine each apartment's share of the
maintenance fees and other common profits and expenses of the condominium project. It may also be used for

other purposes, inciuding voting on martters requiring action by apartment owners. The common interests for
the aparuments in this project, as described in the Declaradon, are:

(x ] described in Exhibit _ "p" .

[ ] as follows:

Encqgpbrances Az Thisc An encumbrance is a claim against or a liability on the property or a document
affecung the tde or wes of the property. Encumbrances may have an adverse effect on the property or your
purchase and ownership of an apartment in the project.

Exhibit __""F'" _ deseribes the encumbrances against the tile contained in the title npat dated August 31, 1993
and issued by___First American Title Insurance Company

14



31 €
A blanket lien 1s an encumbrance (such as a mortgage) on the entre condominium project that secures some rype of
monetary debt (such as a loan) or other obliganon. A blanket lien is usuaily reieased on an apament-by-aparﬁnenr

hasis upon payment of specified sums so thar individual aparuments can be conveyed to buyers free and clear of the
Len.

[ 1 There are no blanket liens affecting ttle to the individual apartmencs.
&x] There are blanket liens which may affect dde to the individual aparments.
Blanker liens (except for improvement district or utlirty assessments) must be released before the developer

conveys the apartment to a buyer. The buyer's interest will be affected if the developer defaults and the lien 1s
foreclosed prior to conveying the apartment to buyer.

Effect on Bx.xyer"s Interest and Deposit if Developer Defauits

Type of Lien or 0
1) Mortgage, Security Agreement The Deposit Receipt and Sales Contract
and Financing Statement shall be cancelled, and funds deposited
dated August 27, 1993, by buyer with Escrow Agent shall be
Document No. 93-142749 returned to buyer,
2) Assignment of Rents dated

3)

August 27, 1993, Document

No. 93-142750

Assignment of Sales Contracts
and Sales Proceeds dated
August 27, 1993, Document

No. 93-142751

4) Financing Statement, Document No. 93-142752
Construction Warranties:

Warranties for individual aparunents and the common elemenss, including the beginning and ending dates for each
warranty, are as follows:

1. Building and Other improvements:

See Exhibit "G" attached hereto and made a part hereof.

2.  Appliances:

See Exhibit "G'" attached hereto and made a part hereof.
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G. Starus of Consguction and Esdmated Compiegon Date:

Construction of the improvements was completed in 1973.

H. Project Phases:
The developer [ ] has [yx] hasnot reserved the right to add to, merge, or phase this condominium.

Summary of Developer’'s plans or right to perform for future deveiopment (such as additions, mergers or phasing):
N/A

16



V. CONDOMINIUM MANAGEMENT

A, Mana ) The Associadon of Aparmment Owners is responsible for the i
the common eiements and the overall operaton of the condominium project. The Association may b‘m;nage;;m ;;td
in some cases may be md, to employ or retain a condominium managing agent to assist the Associaton 1n '
managing the condominium project.

Inidal Condomuinium Managuig Agen. When the developer or the developer's affiliate is the inital condominium
managing agent, the management contract must have a term of one year or less and the parnes must be able to
terminate the conmract on notice of 60 days or less.

The inidal condominium managing agent for this project, named on page five (5) of this repore, is:

(x] not affiliated with the Developer ( ] the Developer or the D i
[ ] seif-managed by the Association of Apartment Owners [ ] other per ¢ Developer's aliace.

The Association will make assessments against your apartment to provide funds for the operation and maintenance
of the condominium project. If you are delinquent in paying the assessments, your a ent li
sold through a foreciosure proceeding. partment may be liened and

Initial maintenance fees are difficult to estimate and tend to increase as the condominium ages. Maintenance fees
may vary depending on the services provided.

Exhibit _''y" contains a schedule of estimated initial maintenance fees and maintenance fee disbursements
(subject to change).

C. Udlity Charyes for Aparunents:

Each aparmment will be billed separately for utlities except for the following checked urlities which are included in
the maintenance fees:

{ ] None k3] Electricity [x] Gas 3 Water
common elements
(x] Sewer { ] Television Cable [X] Other_rcfuse collection, telephone (commc

elevator maintenance elements)

17



V. MISCELLANEQUS

&wmmm&-m

Sales documents on file with the Real Estate Commission include but are not limited to:

(X]

g
[

(x]

(

Notice to Owner Occupants

Specimen Sales Contract
Exhibic __""I" _ conrtains a summary of the pertinent provisions of the sales contract

Escrow Agreement dated July 12, 1993
Exhibit _'r 1" contains a summary of the pertnent provisions of the escrow agreement.

Other

B. Buyers Right to Cancel Sales Contract

1.

Preliminary Report: Sales made by the developer are not binding on the prospective buyer. Sales made by the
developer may be binding on the deveioper uniess the developer cleariy states in the sales contract that saies
are not binding. A prospective buyer who canceis the sales contract is entitied to a refund of all moneys paid,
less any escrow cancellation fee up to $250.00.

Suppiementary Report to 3 Preliminary Repor; Same as for Preliminary Report.
Final Report or Supplementary Report 1o & Final Reporr; Sales made by the developer are binding if:

A) The Developer delivers to the buyer a copy of:

1) Either the Final Public Report QR the Supplementary Public Report which has superseded the Final
Public Report for which an effective date has been issued by the Real Estate Commission;

AND
2) Any other public report issued by the developer prior to the date of delivery, if the report was not
prmouﬂyddmdm&cbuyumdxfﬂunpmhnmtb«nw
B) The buyer is given an opportunity to read the report(s); AND
C) One of the following has occurred:
1) The buyer has signed a receipc for the report(s) and waived the right to cancel; or
2) Thirty (30) days have passed from the time the report(s) were delivered to the buyer; or
3) The aparunent is conveyed to the buyer within 30 days from the dats the report(s) were delivered to
the buyer.

Material Chaigg Binding contracts with the Developer may be rescinded by the buyer if:

A) There is s maserial change in the project which directly, substantially, and adversely affects (1) the use or
value of the buyer's apartment or its limited common ¢-.nents; or (2) the amenities available for buyer's
use; AND

B) The buyer has not waived the right to rescind.

If the buyer rescinds a binding saies contract because there has been a marerial change, the buyer is ennted t«

a full and prompt refund of any moneys the buyer paid.

18



Ri Before signing the sales contract, prospective buyers should ask to see and
carefully review all documents relating to the project. If these documents are not in final form, the buyer
should ask 1o see the most recent draft. These inciude but are not limitad to the:

A) Condomimium Public Reports issued by the developer which have been given an effective date by the
Hawaii Real Estate Commission.

3) Deciaraton of Condominium Property Regime., as amended

C) Byiaws of the Associaton of Apartment Owners, as amended

D) House Rules.

E) Condominium Map, as amended

F) Escrow Agreement.
G) Hawaii's Condominium Property Act (Chapter 514A, HRS, as amended) and Hawaii Administranve Rules,

(Chapter 16-107, adopted by the Real Estate Commission, as amended).
H) Other

Copies of the condominium and sales documents and amendments made by the developer are available for review
through the developer and are on file at the Department of Commerce and Consumer Affairs. Reprintgs of Hawaii's
Condominium Property Act (Chapter 514A, HRS) and Hawaii Administrative Rules, Chapter 16-107, are available at
the Cashier's Office, Department of Commerce and Consumer Affairs, 1010 Richards Street, 3rd Floor, Honoiulu,
Hawaii, mailing address: P. O. Box 541, Honeiuiu, Hl 96809, at a nominal cost.

This Public Report is a part of Registadon No. __2959 filed with the Real Estate Commission on Sept. 7, 199

Reproduction of Report, When reproduced, this report must be on: -
[ ] yellow paper stock [ X] white paper stock [ ] pink paper stock
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D. The deveioper hereby cerufies that all the informagon contained in this Report and the Exhibiry arrached to this
Report and all documents to be furnished by the deveioper to buyers concemning the project have been reviewed by
the deveioper and are, [0 the best of the developer's knowiedge, informaanon and belief, ue, correct and compiete.

ddie Opouve, Inc,
Name of Devejoper

By: ﬂ C | September 3, 1993

Duly Authorized Signatory Date

Edward Onouye, President

print name & tte of person signing above

Disaribudon:

Department of Finance,Citv and County of Honolulu

Federai Housing Administraton
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EXHIBIT "A"

DEVELOPER'S RESERVED RIGHTS
TO CHANGE CONDOMINIUM DOCUMENTS

The following provisions in the Declaration and the By-Laws,
as amended, as indicated, reflect those rights which the Declarant
has reserved to change the Declaration, Condominium File Plan, By-
Laws and Rules and Regulations ("House Rules"):

I. DECLARATION

Paragraph C.5. EASEMENTS.

The Declarant hereby reserves the right, for itself and its
successors and assigns, to designate and to grant to any public or
governmental authority rights-of-way and other easements which are
for the sole benefit of the project, or which do not materially and
adversely interfere with the use, nor materially and adversely
impair the value of the project or any apartment in it, over,
across, under and through the common elements for lines and other
transmission facilities and appurtenances for electricity, gas,
telephone, water, sewer, drainage, and other public services and
utilities, and rights to enter for the purpose of installing,
repairing, altering and removing such lines and facilities and of
trimming any trees 1in the way thereof, and to amend this
Declaration, the Condominium Map and the By-Laws consistent with
any grant of rights by Declarant under this paragraph.

Paragraph P. AMENDMENT OF DECLARATION.

(a) No amendment of this Declaration, the By-Laws, or the
Condominium Map shall, without the Declarant’s prior written

consent, limit, affect or impair the easements or reserved rights
of the Declarant.

(b) At any time prior to the recording in the Bureau of
Conveyances of an apartment deed or an apartment lease conveying or
demising an apartment to a party other than the Declarant, the
Declarant may amend this Declaration (including any exhibits), the

By-Laws or the Condominium Map in any manner without the approval
or consent of any other party.

II. BY-LAWS

Article I, Section 1.01(a) Qualification.

At all times prior to the time at which the conveyance of the
first apartment becomes effective, the Declarant shall act in any
and all matters as the Association and the Board of Directors (the
"Board"), except as to those rights reserved to Declarant in



parggraph C.$ of the Declaration, which rights have been reserved
untéi such time as all of the apartments in the Project have been
sold.

Article VI, Section 6.01 Amendment.

Notwithstanding anything herein to the contrary, the Declarant
reserves the right to amend these By-Laws without the consent or
joinder of the persons then owning the apartments by filing or
recording an amendment to these By-Laws to comply with the real
estate laws of another jurisdiction or the requirements of any
governmental agency of Hawaii or any other Jjurisdiction in
connection with the registration of the project to permit the sale
of apartments.



EXHIBIT "B"
PERMITTED ALTERATIONS TC APARTMENTS

The Declaration and By-Laws permit alterations to the
apartment as follows:

I. DECILARATION

Paragraph N. ALTERATION OF PROJECT. Except as otherwise
provided by the Fair Housing Act, 42 U.S.C. § 3601, et seqg., as
amended by the Fair Housing Amendment Act of 1988, and the rules
and regulations promulgated thereunder, as the same may be amended
from time to time in the future, restoration or replacement of the
project, or any building or other structure or structural
alteration or addition thereto, different in any material respect
from the Condominium Map(s) of the project, shall be undertaken by
the Association or any apartment owners only pursuant to an
amendment of this Declaration, duly executed by or pursuant to a
vote of at least seventy-five percent (75%) of the apartment owners
together with the consent of all apartment owners whose apartments
or limited common elements appurtenant thereto are directly
affected and accompanied by the written consent of the holders of
all liens affecting any of the apartments, and in accordance with
complete plans and specifications therefor first approved in
writing by the Lessor and the Board, and promptly upon completion
of such restoration, replacement, construction, alteration or
addition the Association shall duly record or file of record such
amendment together with a complete set of floor plans of the
project as so altered, certified as built by a registered architect
or professional engineer. Provided, however, that notwithstanding
any provision in this Declaration to the contrary, any alterations
or additions within an apartment or within a limited common element
appurtenant to and for the exclusive use of an apartment, or of
certain apartments, shall require only the written approval
thereof, including the apartment owner’s plans therefor, by the
Lessor, the institutional holders of mortgages covering such
apartment (if the mortgagees require such approval), the Board, and
all other apartment owners thereby directly affected (as determined
by said Board), and such alterations or additions may be undertaken
without an amendment to this Declaration or filing of a complete
set of floor plans of the project as so altered.

Non-material additions to the common elements, including,
without limitation, the installation of solar energy devices as
defined by Section 468B-1, Hawaii Revised Statutes, as amended,
shall require approval only by the Board and by sixty-five percent
(65%) of the apartment owners, together with the consent of all
other apartment owners thereby directly affected (as determined by
the Board). For so long as a statutory definition of "non-material
structural additions to the common elements" shall be prescribed by
Section 514A-89, Hawall Revised Statutes, as amended, as it may be



amended from time to time or by any substitute or successor

statute, said statutory definition shall be applied in interpreting
the foregoing sentence.

II. BY-LAWS

Article IV, Section 4.15. Additions or Alterations by the
Board.

(A) Additions, alterations, repairs or improvements to the
common or limited common elements of the Project may be made only
by or at the direction of the Board, except as provided for in the
Declaration. No owner of an apartment may, except with the written
consent of the Board, make any alteration, addition, repair or
improvement to any of the common elements including, without
limitation, common or limited common elements within, encompassing
or adjacent to such owner’'s apartment, except as provided for in
the Declaration or 1if such alteration, addition, repair or
improvement shall be required by law.

(B) Whenever in the judgment of the Board the common elements
shall require additions or alterations costing less than TEN
THOUSAND AND NO/100 DOLLARS ($10,000.00) which are to be paid as a
common expense from normal annual operating funds and not from any
capital improvements reserve funds, the Board may proceed with such
additions or alterations and shall assess all owners (or a part of
the owners in the case of such additions or alterations to the
limited common elements) for the cost thereof as a common expense.
Any additions or alterations costing in excess of said amount shall

be made by the Board only after obtaining approval of a majority of
the apartment owners.

Article V, Section 5.12. Additions or Alterations b
Apartment owners.

No apartment owner shall do any work which could jeopardize
the soundness or safety of the property, reduce the value thereof,
or impair any easement or hereditament, nor may any apartment owner
add any material structure or excavate any additional basement or
cellar, without in every such case the consent of seventy-five
percent (75%) of the apartment owners, together with the consent of
all apartment owners whose apartments or limited common elements
appurtenant thereto are directly affected, being first obtained.
Except as may be otherwise provided herein or in the Declaration,
no owner shall install any solar energy devices or make any
addition or alteration in or to such owner’s apartment which may
affect the common elements or change the exterior appearance of the
Project, without the prior written consent thereto of the Board.
The Board shall have the obligation to answer any written request
by an apartment owner for approval of a proposed addition or
alteration in such-owner’s apartment within thirty (30) days after

2



such request, and failure to do so withi i

: thin the stipulated ti
constitute a consent by the Board to the proposed ddl‘me‘ S
alteration. p addition or



EXHIBIT "C"

COMPLIANCE WITH BUILDING CCDE AND
MUNICIPAL REGULATIONS: COST TO CURE VIOLATIONS

Paragraph Q of the Declaraticn provides:w

The project consists of an existing twenty (12) story
apartment building and one hundred thirty-eight (138) off-street
parking spaces, all of which conformed to all applicable ccde
requirements at the time of its construction in 1973. 1In
addition, no variances, conditional use permits or any other
zoning permits have been granted for the property to allow
deviations from current code, or code in effect at the time of
construction of the apartment building.



EXHIBIT "C"
DEPARTMENT OF LAND UTILIZATION

CITY AND COUNTY OF HONOLULU

630 SOUTH KING STREET
HONOLULU. HAWAH 96813 ¢ (808) S23-4432

fRANK £ FAS! OONALD A CLEGG

SImECTOR

“-ars®

LORETTA X C CHEE
SEPUTY TIRECTOR

LU/91-9093 (DM)
December 26, 1991

Mr. Scott S. Yasui

Rush Moore Craven Sutton Morry & Beh
Hawaii Tower, 20th Floor

745 Fort Street

Honolulu, Hawaii 96813

Dear Mr. Yasui:

Ward Kinau Apartments
TMK No. -1- :

This is in reply to your letter dated November 20, 1991,
concerning the zoning for the above property. The purpose of
this request is to meet Condominium Property Regime requirements.

The City's Building Department has a standard procedure for
handling this type of review. By copy of this letter, we are
forwarding your request to them. You may contact them at phone
number 523-4505 for further information.

our records indicate that no variances, conditional use permits
or any other zoning permits have been issued for this property.
Also, a request for a zoning variance to allow a canopy to
enroach into the front yard was denied by the Zoning Board of
Appeals on May 15, 1575.

If you have any questions, please contact David Matsushima of
our staff at 527-5872.

Very truly yours,

el C2y

DONALD A. CLEGG
Director of Land Utilization

DAC:cak

2140 .1

cc: Building Department
Real Estate Commissior
Ward Kinau Ventures



EXHIBIT "C"
BUILDING DEPARTMENT

CITY AND COUNTY OF HONOLULU

MCANQ v MUuNIT'PAL BUILDING

E82 s ."= « N3 5TAEE”

TN S ewee mANA 36813

~ERBERT « M RAOKA

Ex91-168

December 27, 1991

Mr. Scott S. Yasui

Rush Moore Craven Sutton Morry & Beh
Attorneys at Law

745 Fort Street

20th Floor, Hawaii Tower

Honolulu, Hawaii 96813

Dear Mr. Yasui:

Subject: Condominium Conversion Project
Wward Kinau Apartments
824 Kinau Street
Tax Map Key: 2-1-40: 01

This is in reply to your letter dated November 21, 1991
requesting confirmation that the l4-story apartment building
located at the above-mentioned property met all applicable code
requirements at the time of construction.

Investigation revealed that the apartment building with
139 off-street parking spaces met all applicable code
requirements when it was constructed in 1973.

The Building Department cannot determine whether this
project contains any legal nonconforming uses or structures as a
result of the adoption or amendment of any ordinances or codes.

No variances or special permits were granted to allow
deviations from any applicable codes.

-~ agEea - -
S RECTIe ANz 9L L3 ag SLRER NTENTEN"



Mr. Scott S. Yasui

Page 2
December 27, 1991

If you have any questions regarding this matter, please
contact Mr. Ivan Matsumoto at 527-6341.

Very truly yours,

Q’MM

HERBERT K. MURAOKA
Directcecr and
Building Superintendent

FTR

Subscribed and sworn to
hefore me this _ 3lth day of
December . 1991.

= = £ __e=

Notary Public, First Judicial Circuit
State of Hawaii
iy commission expires: June 21, 1995




EXHIBIT "D"

DESCRIPTION CF COMMON
ELEMENTS AND LIMITED COMMON ELEMENTS

I. COMMON ELEMENTS

Paragraph A.2. of the Declaration provides:

One freehold estate is hereby designated in all
remaining portions of the project, which shall include the
limited common elements described in paragraph A.3. hereinbelow,
herein called the "common elements", including specifically but
not limited to:

(a) Said land in fee simple;

(b) All foundations, floor slabs, columns, girders,
beams, supports, unfinished perimeter, party and
load-bearing walls, roofs, entries, lanais,
stairways, elevators, walkways, lobby areas,
corridors, entrances and exits of the building;

(c) All yards, grounds and landscaping;

(d) All roads, driveways and parking areas;

(e) All pipes, cables, conduits, ducts, electrical
equipment, wiring and other central and
appurtenant transmission facilities and
installations over, under and across the project
which serve more than one apartment for services
such as power, light, gas, water, sewer, telephone
and television signal distribution, if any; and

(£) The laundry room located on level "G";

(g) The trash rooms and storage closets located on
floors 1 through 12;

(h) Heater room located on the roof level;
(i) Recreation area located on the roof level;

(j) Elevator machine room located on the roof of the
apartment designated as PH;

(k) Switch room and trash area located on level "F";

(1) Mechanical room and equipment room located on
level "D";



im) Mechanical rocm and eguipment rocm located on
level "B";

{n) Fcur (4) visitocr parking spaces, four (4) cf which
are uncovered spaces located cn parking level "G".

{o) Two {(2) bike rack areas, cne (1) each lccated on
levels "A" and "C".

{p) Any and all other apparatus and installations of
cemmon use and all other parts of the property
necessary or convenient to its existence,
maintenance and safety, or normally in common
use.

Iz. LIMITED CCMMON EIEMENTS

Paragraph A.3 of the Declaration provides:

Certain partcs of the common elements, herein called the
"limited common elements", are hereby designated and set aside
for the exclusive use of certain apartments, and such apartments
shall have appurtenant thereto easements for the use of such
limited common elements as follows:

{a) The lanai adjeoining any apartment, as shown on the
Condominium Map, shall be appurtenant to and for
the exclusive use of such apartment.

(b) Certain apartments shall have appurtenant to them
for their exclusive use one (1) parking space, as
set forth on Exhibit "B" attached hereto and made
a part hereotf.

(c) Each apartment shall have appurtenant to it for
its exclusive use one (1) mailbox bearing the same
number as the apartment.

All costs and expenses pertaining to the limited common
elements, including without limitation the costs and expenses of
maintenance, repalr, replacement, addition and improvement, shall
ve charged to and borne by the owner of the apartment to which
the limited common element is appurtenant. If there is more than
one apartment to which a limited common element is appurtenant,
then the costs and expenses shall be charged to and borne by the
owners in proportion that the cocmmon interest appurtenant to each
apartment bears to the total common interest appurtenant to all
of the apartments to which the limited common element is
appurtenant.



EXHIBIT "E"

COMMON INTERESTS

101
102
103
104
105
106
107
108
109
110
111
112
201
202
203
204
205
206
207
208
209
210
211
212

Percentage
Common
Interest

.4940
.45940
.5471
.5089
.7095
.7095
.7095
.7095
.7085
.7095
.7085
.7095
.7095
.7085
.5471
.5089
.7095
.7095
.7095
.7095
.7085
.7095
.7095
.7Q095
.7095
.7095



Percentage

Common
Apt. No. Interest
301 .5471
302 .5089
303 .7085
304 .70985
305 .7095
306 .7095
307 .7095
308 .7095
309 .7085
310 .7095
311 .70985
312 .7085
401 .5471
402 .5089
403 .7095
404 .7095
405 .7095
406 .7095
407 .7095
408 .7095
409 .7095
410 .7095
411 .7095
412 .7095
501 .5471
502 .5089
503 .7095
504 .7095
505 .7095
506 .7095



- Percentage

Common
Apt. No. Interest
507 .7095
508 .7095
509 .7095
510 .7095
511 .7095
512 .7095
601 .5471
602 .5089
603 .7095
604 .7095
605 .7095
606 .7095
607 .7095
608 .7095
609 .7095
610 .7095
611 .7095
612 .7095
701 .5471
702 .5089
703 .7095
704 .7095
705 .7095
706 .7095
707 .7095
708 .7095
709 .7095
710 .7095
711 .7095
712 .7095



801
802
803
804
805
806
807
808
809
810
811
812
901
902
903
904
905
906
907
908
909
910
911
912
1001
1002
1003
1004
1005
1006

No .

Percentage
Common
Interest

.5471
.5089
.7085
.7085
.7095
.708S
.7085
.70895
.7095
.7085
.7095
.7088
.5471
.5089
.7085
.7095
.7095
.708S
.7095
.7095
.7095
.7095
.7095
.7095
.5471
.5089
.7085
.7095
.7095
.7085



Percentage

Common
Apt. No. Interest
1007 .7085
1008 .7085
1008 .7085
1010 .7095
1011 .7095
1012 .7085
1101 .5471
1102 .5089
1103 .7085
1104 .7095
1105 .7095
1106 .7085
1107 .7095
1108 .7085
1109 .7085
1110 .7095
1111 .7085
1112 .7095
1201 .5471
1202 .5088
1203 .7085
1204 .70895
1205 .7085
1206 .7085
1207 .70895
1208 .7085
1209 .7085
1210 .7085
1211 .7085
1212 .7095



Percentage
Common
Interest

1.200



EXHIBIT "E"

ENCUMBRANCES AGAINST TITLE

Reservation in favor of the State of Hawaii of all mineral
and metallic mines.

any and all unrecorded Leases and/or Subleases affecting a
portion or portions of the premises herein described, and
any encumbrances thereof affecting said Leases and
Subleases.

The covenants, agreements, obligations, conditions,
easements and other provisions as contained in Declaration
of Condominium Property Regime of "Ward Kinau Apartments"
dated April 29, 1993, recorded in the Bureau of Conveyances
of the State of Hawaii as Document No. 93-069655. Project
is covered by Condominium Map No. 1854, as amended. Said
Declaration was amended by undated instrument, recorded as
aforesaid as Document No. 93-142753.

By-Laws of the Association of Apartment Owners of "Ward
Kinau Apartments" dated April 29, 1993, recorded as
aforesaid as Document No. 93-069656. Said By-Laws were
amended by undated instrument, recorded as aforesaid as
Document No. 93-142753.

Mortgage, Security Agreement and Financing Statement dated
August 27, 1993, executed by Eddie Onouye, Inc., a Hawaii
corporation, as Mortgagor, in favor of Realty and Mortgage
Investors of the Pacific, Ltd., doing business as RAMPAC, a
Delaware corporation, as Mortgagee, recorded as aforesaid as
Document No. 93-142749.

Assignment of Rents dated August 27, 1993, made by Eddie
Onouye, Inc., a Hawaii corporation, as Assignor, and Realty
and Mortgage Investors of the Pacific, Ltd., doing business
as RAMPAC, a Delaware corporation, as Bank, recorded as
aforesaid as Document No. 93-142750.

Assignment of Sales Contracts and Sales Proceeds dated
August 27, 1993, made by Eddie Onouye, Inc., a Hawaii
corporation, as Assignor, and Realty and Mortgage Investors
of the Pacific, Ltd., doing business and RAMPAC, a Delaware
corporation, as Bank, recorded as aforesaid as Document No.
93-142751.



10.

Financing Statement filed on August 31, 1993, by and between
Eddie Onouye, Inc., as Debtor, and Realty and Mortgage
Investors of the Pacific, Ltd., doing business as RAMPAC, a
Delaware corporation, as Secured Party, recorded as
aforesaid as Document No. 93-142752.

Any and all easements encumbering the apartments, and/or the
common interest appurtenant thereto, as created by or
mentioned in said Declaration, and/or as shown on said
Condominium Map No. 1854.

For real property taxes due and payable, reference is made
to the Director of Finance, City and County of Honolulu.



EXHIBIT "G"

CONSTRUCTION WARRANTIES

Paragraph 6 of the Sales Contract used in connection with
the Project is entitled "Seller’s Disclaimer of Warranties" and
provides:

(a) No Warranties of Seller. Buyer understands and
agrees that Seller is disclaiming any warranties, either express

or implied, including anv implied warranties of habitabilitvy,
merchantability or fitness for a particular purpose, with respect
to the Proiject, the Apartment or anvthing installed or contained
therein. Each apartment will be deemed to be transferred "AS IS"
with "ALL FAULTS", and Seller will not be liable to Buver for any
construction or other defects, including any latent or hidden
defects in the Proiject, the Apartment or anyvthing installed or
contained therein. This means that Buver will not have the right
to file anv lawsuit for damages against Seller for any defects
later discovered by Buver. Notwithstanding the foregoing, Seller
warrants that at closing all major appliances included in the
sale will be in working order consistent with their age. Buver
understands no continuing warranty after closing is expressed or

implied.

(b) Hazardous Materials and Condition of Project._
Seller has made no independent investigation as to asbestos or
other hazardous substances in the apartments or in, under or
around the Proiject, including but not limited to, radiocactive
materials, organic compounds known as polychlorinated biphenvils,
chemicals known to cause cancer or reproductive toxicity,
pollutants, contaminants, hazardous wastes, toxic substances, and
any and all other substances or materials defined as or included
in the definition of '"hazardous substances", "hazardous wastes",
"hazardous materials" or "toxic substances®” under, or for the
purposes of hazardous materials laws. Buver acknowledges that
there may be asbestos or other hazardous substances in the
apartments, or in, under or around the Project. Buyer expressly
releases Seller from anvy liability to Buyer if any hazardous
materials are discovered.




EXHIBIT "H"

ESTIMATE OF MAINTENANCE FEES
AND
MAINTENANCE FEE DISBURSEMENTS

Apartment Number Monthly Fee x 12 months = Yearlv Total
F-1 $ 92.27 $1,107.24
G-1 $ 92.27 $1,107.24
101 $101.90 $1,222.80
102 $ 94.78 $1,137.36
103 $132.14 $1,585.68
104 $132.14 $1,585.68
105 $132.14 $1,585.68
106 $132.14 $1,585.68
107 $132.14 $1,585.68
108 $132.14 $1,585.68
109 $132.14 $1,585.68
110 $132.14 $1,585.68
111 $132.14 $1,585.68
112 $132.14 $1,585.68
201 $101.90 $1,222.80
202 $ 94.78 $1,137.36
203 $132.14 $1,585.68
204 $132.14 $1,585.68
205 $132.14 $1,585.68
206 $132.14 $1,585.68
207 $132.14 $1,585.68
208 $132.14 $1,585.68
209 $132.14 $1,585.68
210 $132.14 $1,585.68
211 $132.14 $1,585.68
212 $132.14 $1,585.68




Apartment Number Monthly Fee x 12 months = Yearly Total

301 $101.90 $1,222.80
302 $ 94.78 $1,137.36
303 $132.14 $1,585.68
304 $132.14 $1,585.68
305 $132.14 $1,585.68
306 $132.14 $1,585.68
307 $132.14 $1,585.68
308 $132.14 $1,585.68
309 $132.14 $1,585.68
310 $132.14 $1,585.68
311 $132.14 $1,585.68
312 $132.14 $1,585.68
401 $101.90 $1,222.80
402 $ 94.78 $1,137.36
403 $132.14 $1,585.68
404 $132.14 $1,585.68
405 $132.14 $1,585.68
406 $132.14 $1,585.68
407 $132.14 $1,585.68
408 $132.14 $1,585.68
409 $132.14 $1,585.68
410 $132.14 $1,585.68
411 $132.14 $1,585.68
412 $132.14 $1,585.68
501 $101.90 $1,222.80
502 $ 94.78 $1,137.36
503 $132.14 $1,585.68
504 $132.14 $1,585.68
505 $132.14 $1,585.68




Apartment Number Monthly Fee x 12 months = Yearly Total

506 $132.14 $1,585.68
507 $132.14 $1,585.68
508 $132.14 $1,585.68
509 $132.14 $1,585.68
510 $132.14 $1,585.68
511 $132.14 $1,585.68
512 $132.14 $1,585.68
601 $101.90 $1,222.80
602 $ 94.78 $1,137.36
603 $132.14 S1,585.68
604 $132.14 $1,585.68
605 $132.14 $1,585.68
606 $132.14 $1,585.68
607 $132.14 $1,585.68
608 $132.14 $1,585.68
609 $132.14 $1,585.68
610 $132.14 $1,585.68
611 $132.14 $1,585.68
612 $132.14 $1,585.68
701 $101.90 $1,222.80
702 $ 94.78 $1,137.36
703 ~ $132.14 $1,585.68
704 $132.14 $1,585.68
705 $132.14 $1,585.68
706 $132.14 $1,585.68
707 $132.14 $1,585.68
708 $132.14 $1,585.68
709 $132.14 $1,585.68
710 $132.14 $1,585.68




Apartment Number Monthly Fee x 12 months = Yearly Total

711 $132.14 $1,585.68
712 $132.14 $1,585.68
801 $101.90 $1,222.80
802 $ 94.78 $1,137.36
803 $132.14 $1,585.68
804 $132.14 $1,585.68
805 $132.14 $1,585.68
806 $132.14 $1,585.68
807 $132.14 $1,585.68
808 $132.14 $1,585.68
809 $132.14 $1,585.68
810 $132.14 $1,585.68
811 $132.14 $1,585.68
812 $132.14 $1,585.68
901 $101.90 $1,222.80
902 $ 94.78 $1,137.36
903 $132.14 $1,585.68
904 $132.14 $1,585.68
905 $132.14 $1,585.68
906 $132.14 $1,585.68
907 $132.14 $1,585.68
908 $132.14 $1,585.68
909 $132.14 $1,585.68
910 $132.14 $1,585.68
911 $132.14 $1,585.68
912 $132.14 $1,585.68
1001 $101.90 $1,222.80
1002 $ 94.78 -] 61,137.36
1003 $132.14 $1,585.68



Apartment Number Monthly Fee x 12 mcenths = Yearly Total

1004 $132.14 $1,585.68
1005 $132.14 $1,585.68
1006 $132.14 $1,585.568
1007 $132.14 $1,585.68
=008 $132.14 $1,585.68
1009 $132.14 $1,585.68
1010 $132.14 $1,585.68
1011 $132.14 $1,585.68
1012 $132.14 $1,585.68
1101 $101.90 $1,222.80
1102 $ 94.78 $1,137.36
1103 $132.14 $1,585.68
1104 $132.14 $1,585.68
1105 $132.14 $1,585.68
1106 $132.14 $1,585.68
1107 $132.14 $1,585.68
1108 $132.14 $1,585.68
1109 $132.14 $1,585.68
1110 $132.14 $1,585.68
1111 $132.14 $1,585.68
1112 $132.14 $1,585.68
1201 $101.90 $1,222.80
1202 $ 94.78 $1,137.36
1203 $132.14 $1,585.68
1204 $132.14 $1,585.68
1205 $132.14 $1,585.68
1206 $132.14 $1,585.68
1207 $132.14 $1,585.68
1208 $132.14 $1,585.68




Apartment Number Monthly Fee x 12 months = Yearly Total

1209 $132.14 $1,585.68
1210 $132.14 $1,585.68
1211 $132.14 $1,585.68
1212 $132.14 $1,585.68
Penthouse $223.50 $2,682.00

The Real Estate Commission has not reviewed the estimates of
maintenance fee assessments and disbursements for their accuracy
or sufficiency.




EXHIBIT "H"
WARD-KINAU

ESTIMATE OF MAINTENANCE FEE DISBURSEMENTS

Monthly x 12 months = Yearly Total

Utilities and Services

Air Conditioning N/A N/A
Electricity (Common Elements Only) 2,000 24,000
Elevator 1,000 12,000
Gas 235 2,820
Refuse Collection 510 6,120
Telephone 95 1,140
Water and Sewer 3,400 40,800
Maintenance, Repairs and Supplies
Building 1,632 19,584
Grounds 300 3,600
Management
Management Fee 1,450 17,400
Payroll and Payroll Taxes 4,033 48,396
Office Expenses 300 3,600
Insurance 2,500 30,000
Reserves(*) 1,050 12,600
Taxes and Government Assessments Unknown Unknown
Audit Fees 120 1,440
TOTAL 18,625 223,500

|, Emory Bush, as agent and employed by Hawaiiana Management Company, the
condominium managing agent, for the condominium project Ward-Kinau, hereby certify that
the above estimates of initial maintenance fee assessments and maintenance fee
disbursements were prepared in accordance with generally accepted accounting principles.

T

Emory Bush
Executive Vice President

Dated: August 20, 1993

(*) Mandatory reserves in effect January 1, 1993



EXHIBIT "I"

SUMMARY OF PERTINENT
PROVISIONS OF SALES CONTRACT

Developer has filed one (1) specimen sales contract with the
Hawaii Real Estate Commission. Among other provisions contained
therein, the Sales Contract contains the following provisions:

8. CONDITION TO BINDING EFFECT OF AGREEMENT.

(a) Anything herein to the contrary
notwithstanding, this Agreement shall not be binding upon Buyer and
any obligation to purchase the Apartment under this Agreement shall
not be enforceable against Buyer until:

(1) The Commission has issued an effective
date for a Final Public Report on the Project, and the Seller has
delivered, or caused to be delivered, to the Buyer, either
personally or by registered or certified mail with return receipt
requested, a true copy of the Final Public Report together with a
true copy of all prior public reports on the project, if any, which
have not been previously delivered to such Buyer; except that such
prior public reports need not be delivered to the Buyer if the
Final Public Report supersedes such prior public reports. If,
prior to the entering into of this contract, the Commission has,
subsequent to its issuance of an effective date for the Final
Public Report, issued an effective date for a Supplementary Public
Report on the Project, then a true copy of such Supplementary
Public Report shall also be delivered to such Buyer in the same
manner as the Final Public Report, except that if the Supplementary
Public Report supersedes all prior public reports on the project,
then only the Supplementary Public Report need be delivered to the
Buyer;

(2) Buyer has been given an opportunity to
read the reports; and

(3) Two (2) copies of the form of the receipt
and notice set forth in Section 514A-62 of the Hawaii Revised
Statutes, as amended, have been delivered to Buyer and Buyer (i)
executes the receipt and notice; and (ii) waives Buyer’s right to
cancel; provided, however, that if Buyer does not execute and
return the receipt and notice within thirty (30) days from the date
of delivery of such reports, or if the Apartment is conveyed to
Buyer prior to the expiration of such thirty-day period, Buyer
shall be deemed to have receipted for the reports and to have
waived Buyer’s right to cancel.

(b) Unless such right has previously been waived
pursuant to subparagraph (a) hereinabove, Buyer shall have the
right to cancel this Agreement at any time prior to the earlier of
(1) the conveyance of the Apartment to Buyer or (2) midnight of the



thirtieth (30th) day following the date of delivery of said Final
Public Report to Buyer, and, upon any such cancellation, shall be
entitled to a prompt and full refund of all monies paid, less any
escrow cancellation fee and other costs associlated with the
purchase, up to a maximum of TWO HUNDRED FIFTY AND NO/100 DOLLARS
($250.00) .

14. RISK OF LOSS AND CONDEMNATION. Risk of loss to the
Apartment and percentage interest in the common elements shall be
borne by Seller until the sooner of the Closing Date or the date
Buyer takes possession, and thereafter, such risk of loss shall be
borne by Buyer. No taking by eminent domain of an easement or
other limited right or of a portion of the common elements which
does not substantially interfere with the use and enjoyment of the
common elements shall be deemed grounds for cancellation hereof.

15. MAINTENANCE COSTS AND MANAGING AGENT. Buyer has
examined and approved the estimate of monthly maintenance fees set
forth in the Developer’s Disclosure Abstract, a copy of which has
been furnished to Buyer, and Buyer agrees that Seller may employ a
responsible and competent managing agent for the management,
operation and maintenance of the Project. The Developer’s
Disclosure Abstract includes an estimate of monthly maintenance
fees for the Apartment, which estimated budget was prepared in
accordance with generally accepted accounting principles. Buyer
acknowledges and agrees that such estimates are only estimates and
are not intended to be and do not constitute any representation or
warranty by Seller, including but not limited to any representation
or warranty as to the accuracy of such estimates.

24. SUBORDINATION. Buyer acknowledges that Seller may
enter into an agreement with Realty and Mortgage Investors of the
Pacific, Ltd., doing business as RAMPAC, a Delaware corporation, or
any other established financial institution (hereinafter referred
to as "Seller’s Lender") pursuant to which Seller’s Lender may loan
an aggregate not to exceed SEVENTEEN MILLION AND NO/100 DOLLARS
($17,000,000.00), at an interest rate which shall not be more than
TEN percent (10%) per annum. To secure this loan, Seller may grant
to Seller’s Lender security interests covering Seller’s interest in
the Project land and the Project, including this Agreement and the
property covered by this Agreement. Buyer acknowledges and agrees
that all security interests obtained by Seller’s Lender in
connection with such loan as well as any extensions, renewals and
modifications thereof, shall be and remain at all times a lien or
charge on the Project, including the property covered by this
Agreement, prior to and superior to any and all liens or charges on
the Project arising from this Agreement or any other prior
reservation agreement. Buyer hereby expressly waives, relinquishes
and subordinates the priority or superiority of any lien under this
Agreement or any prior reservation agreement in favor of the lien
or charge on the Project of the security interests of Seller’s
Lender. In confirmation of such subordination, Buyer further
undertakes and agrees to execute and deliver promptly any further
instrument required by Seller’s Lender or its successors 1in



interest to evidence such subordination and hereby appoints Seller
as Buyer’s attorney-in-fact to execute and deliver any such
instrument on behalf of Buyer should Buyer refuse or fail to do so
within five (5) days after request is made. Buyer also consents to
Seller’s assignment by way of security of Seller’s interests in
this Agreement and Buyer’s escrow deposits to Seller’s Lender and
agrees that in the event of passage of Seller’s interests therein
to Seller’s Lender, Buyer shall attorn to and recognize Seller’s
Lender or its successors in interest as the Seller hereunder, with
all of the rights of the Seller hereunder, as if Seller'’'s Lender
were the original Seller hereunder.

28. EASEMENT OVER PARKING STALLS. Buyer acknowledges
that the Association and each apartment owner shall have an
easement in common with the other apartment owners over parking
spaces designated as B-16 and D-24 for such purposes for ingress
to, egress from, mechanical rooms located adjacent to said parking
spaces, and over parking spaces designated as B-24 and D-16 for
such purposes for ingress to, egress from, equipment rooms located
adjacent to said parking spaces during reasonable hours and at any
time in cases of emergency.

Buyer’s Initials

29. LEASE TO ASSOCIATION. Buyer acknowledges that
Seller shall make available for 1lease by the Association,
apartments designated as F-1 and PH for a two (2) year period
commencing with the recordation of the first Limited Apartment
Deed, for use as a manager’'s office and residence, respectively.
The lease shall provide that the Association shall pay all charges,
costs and expenses for or in connection with the aforesaid
apartments including, without limitation, utilities, maintenance
fees, assessments, real property taxes and any increases thereto,
which shall constitute a common expense of the Association. At the
end of said two year period, Seller shall make one or both of the
aforesaid apartments available for purchase by the Association
subject to terms and conditions mutually agreed upon by Seller and
the Association. If Seller and the Association fail to agree on
such terms and conditions, Seller may sell the aforesaid apartments
on such terms as shall be determined by Seller in his sole
discretion.

Buyer’s Initials



EXHIBIT "J"

SUMMARY OF PERTINENT
PROVISIONS OF ESCROW AGREEMENT

Among other provisions, the Condominium Escrow Agreement dated
July 12, 1993, executed by and between Eddie Onouye, Inc., as
Seller, and Security Title Corporation, as Escrow, provides that a
purchaser shall be entitled to a return of his funds and Escrow
shall pay funds to such purchaser, without interest, if any one of
the following has occurred:

(a) Seller and the purchaser shall have requested Escrow in
writing to return to purchaser the funds of purchaser held
hereunder by Escrow; or

(b) The purchaser has notified Escrow of its exercise of its
option to rescind the Sale Agreement within seven (7) days of
executing the Sales Agreement.

In any of the foregoing events, Escrow shall pay said funds to
said purchaser and thereupon said Sales Contracts and any
conveyance document theretofore delivered to Escrow shall be
returned to Seller and shall be deemed no longer held hereunder:
provided, however, that no refund shall be made to a purchaser at
purchaser’s request prior to receipt by Seller of written notice
from Escrow of its intent to make such refund.



